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I. INTRODUCTION
The River Oaks Redevelopment Plan and Project (the “Plan and Project”) has been prepared,

pursuant to the Tax Increment Allocation Redevelopment Act, Illinois Compiled Statutes, Chapter 65,

5/11-74.4-1 (hereinafter referred to as the “Act), as a guide for the development and revitalization of an
area surrounding the former River Oaks. The River Oaks Redevelopment Project Area (the “RPA”) is
located in the southwestern quadrant of Rockford, Illinois north of US 20 and on the west side of the
Rock River. The major road providing access to the site is South Main Street (IL Route 2) which fronts
the project area both to the west and east. The boundaries for the RPA are generally described as follows:

In general on the north by

The immediate neighborhood is a mixed use area of commercial retail, single-family residential,
and vacant land. Directly to the west is the La Rose Drive-In Market, and further to the south, also on the
west side of South Main Street, is a Clark Gas Station/Convenience Store at its intersection with Pond
Street. Continuing south toward US 20 is a mixture of vacant land and scattered single-family residential
housing. Other commercial developments in the area include {Corey’s Bluff}, River View Mobile Home
Park, a Shell Gas Station/Convenience Store located at Prairie and South Main Streets south of the site,
and the Blackhawk Fire Department. Directly to the north and south of the property are single-family
residences and the Rock River.

Until recently demolished, the largest building on the site was the former River Oaks Retirement
Home. Prior to being vacated, it was a full service rooming house in which the tenants rented month to
month. It was occupied predominately by older retired tenants. This building was originally constructed
as the Eastern Star & Masonic Home in 1920, providing housing for widows of housing for the Masonic
Temple members. It was one of a chain of such homes built across the country. Checking the city
directories for every five years to determine when changes occurred at this location, the name was
shortened to simply the Eastern Star Home in 1940 and then changed again in 1950 to the Eastern Star
Home for the Aged. This closed in 1978 but was quickly reopened in 1979 as the River Oaks Retirement
Home. This is what it remained until it closed in 2001.

The RPA as a whole was first subdivided in 1872 as part of an Assessor’s Plat of the entire
section. The earliest development on anything other than South Main Street itself was on Pond Street

where the Eight Oaks Subdivision was created in 1892, with two homes being listed there in the 1911 city
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directory. The earliest development to follow on any other street was on Ogilby Road (three homes listed
in the 1920 directory) followed by Blackhawk Avenue (three homes in 1925). The latter occurred as part
of the Blackhawk Subdivision recorded in 1917, and increased to eight homes in 1930. Based on city
directory listings, most of the homes in this area have historically been occupied by working class
individuals — janitors, machinists, store clerks and, in at least two instances, men who worked at Camp
Grant. The main exception to this was Park View Terrace where the three homes built in the ‘30s were
occupied by managers and professionals. The homes on this secluded street probably hold the most
historical significance based on their construction as an enclave in the 1930s and on their architecture.

Historically, the only non-residential development in the RPA occurred along South Main Street
itself. While the 1913 Sanborn map does not extend as far south as the River Oaks site, it does show that
the area to the north of it consisted primarily of vacant land and residential housing with a smattering of
nonresidential structures such as the Forest City Dairy, S. Burpont’s Greenhouse and Dr. Broughton’s
Sanitarium. The last was on the same site now occupied by the Corpus Christi Monastery and Poor Clare
Convent. As early as the 1930s, development along South Main centered around the automobile with at
least three service stations in 1935. The 1939 directory lists Jackson’s Texaco Trailer Camp and filling
station on the west side of South Main Street between Pond and Clifton, making it the first of four trailer
camps that were ultimately opened along this stretch of South Main. The Eastern Star Home and the
homes along Park View Terrace were the only significant developments to occur between Main Street and
the Rock River until the mid-1950s when additional trailer camps were opened at 2514 (the Shady Nook
Trailer Camp) and at 2530 South Main (the Blackhawk Trailer Camp). The Clark Oil Super Station now
located at 2439 South Main was originally on the east side of the street at 2630, making the move
northward in the early ‘70s. By 1977, a third trailer camp was listed in the city directory on the east side
of the roadway at 2710 South Main

There is one important facility in the immediate vicinity that lies just outside the RPA — Klehm
Arboretum. The 155-acre site that the arboretum sits on began as Rockford Nurseries in 1910 under the
ownership of William Lincoln Taylor, a landscape architect. Many of the rare trees on the site are a result
of experimental plantings by Mr. Taylor. The Klehm family bought the nursery in 1968, maintaining the
land until 1985. They donated the land to the Winnebago County Forest Preserve District with the
stipulation that it be maintained as an arboretum. Current plans call for modification of the intersection of

South Main Street and Clifton Avenue to allow Klehm direct access to South Main Street.
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Today, factors such as the increasing physical deterioration and functional obsolescence of
buildings within the River Oaks Redevelopment Project Area, are evidence to the area’s continued decline
as a viable residential area.

The River Oaks Redevelopment Project Area and Plan are being created in connection with a
proposed two-phase redevelopment of the now vacant land at the River Oaks building site. Phase I would
consist of the construction of 63 for-sale condominium fownhomes with a river walk path stretching along
the west side of the development. In addition, the mobile home park to the west, one 2-family residential
structure and one business are proposed to be removed. A second phase is expected to include the
construction of additional homes with public infrastructure improvements. Phase II is expected to require
the removal of the mobile home park to the south of the River Oaks site.

The developer has championed the cause to create market-rate residential opportunities in this
South Main area. This followed a number of unsuccessful attempts by the Rockford Local Development
Corporation over the last several years to find users for the River Oaks site. Because of the building’s
dilapidated condition and unique configuration, its presented limited options for reuse. Still, the steady
traffic counts, the Rock River as a scenic amenity, and surrounding neighborhood activity for the area are
deemed strong enough to support healthier residential activity. The developer has proposed a
redevelopment concept for the former River Oaks site that would not only bring new development into the
area but would also be expected to stimulate further redevelopment and rehabilitation of existing occupied
and vacant structures within the area.

In order to eliminate the potential blighting conditions as well as to create new and affordable
residential opportunities for the southwest quadrant, the City has determined that a project to acquire,
clear, and redevelop the former River Oaks property for a residential use development would be in the
best interests of the community. The City believes that such a project can only be undertaken by the
private sector with public sector assistance. In order to assist in such an effort the City has determined
that it will use various powers granted to it under the Act.

The adoption of the River Oaks Redevelopment Project Area and Plan will allow the City to
encourage private investments and neighborhood revitalization through a series of redevelopment
projects, thereby stabilizing and expanding the tax base for all local taxing bodies.

The River Oaks Redevelopment Project Area has been found to be a “conservation area” as
defined by the Act. A “conservation area” means any improved area within the boundaries of a

redevelopment project area located within the territorial limits of the municipality in which 50% or more
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of the structures in the area have an age of 35 years or more. Such an area is not yet a blighted area but
the presence of a combination of 3 or more of the following factors would result in its being considered
detrimental to the public safety, health, morals or welfare and such an area may become a blighted area.
In the River Oaks Redevelopment Project Area, the qualifying factors found in evidence are: dilapidation;
deleterious layout or land use: excessive land coverage and overcrowding; obsolescence; deterioration;
lack of community planning; and 50% of the buildings in the RPA have an age of 35-years or more. The
City considers it vital that the River Oaks Redevelopment Project Area be revitalized and strengthened to
ensure that it will contribute to the economic, physical, and social well being of the Rockford community.

The River Oaks Redevelopment Project Area, on the whole, has not been subject to growth and
development through investment by the private sector and would not reasonably be anticipated to be
developed without the continued implementation of the Redevelopment Plan. The River Oaks site is
functionally obsolescent by current standards for nursing homes/group homes; the cost of acquiring it and
of building new housing on it makes it economically impossible to develop without the assistance of a
Redevelopment Project Area. The high visibility of deteriorating properties and mobile home parks in
this neighborhood and on this main thoroughfare makes it a priority for City action if successful
redevelopment activities are to have a chance to take place.

The Redevelopment Plan is designed to encourage the retention of those existing owner occupants
and to stimulate private investment and redevelopment through public actions and commitments. It does
not propose to substitute public investment for private investment. Rather, public investment will be used
to leverage private investment as a means to transform the River Oaks Redevelopment Project Area into a
stable environment that will meet the needs of the adjacent neighborhoods. The City, therefore, commits
itself, in the adoption of the Plan, to the implementation of a comprehensive program for the
redevelopment of the River Oaks Redevelopment Project Area.

The creation of the River Oaks Redevelopment Project Area is expected to have no meaningful
fiscal impacts upon the other taxing districts. The fiscal impact to be caused via the revitalization efforts
for the RPA is expected to be wholly carried by the City and the private sector. Also, even though the
number of residential units are anticipated to increase within the area as a result of redevelopment
activity, the nature and character of the type of units being considered are not expected to result in an
increase of new school-aged children into the Rockford school district. Therefore, the potential increase
in the number of residential units in the area is not anticipated to result in increased service demands upon

the Rockford Public Schools, Rock Valley College, or the Rockford Public Library. No service demand
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impacts are anticipated for the Rockford Park District, Greater Rockford Airport Authority, Rock River
Water Reclamation District, Winnebago County, and Winnebago County Forest Preserve. The other
taxing districts may or may not be impacted by at least temporally not participating in the receipt of new
tax revenues due to the anticipated incremental growth of equalized assessed values within the River Oaks
Redevelopment Project Area; however, it should be noted that without the creation of the River Oaks
Redevelopment Project Area to stop and reverse the economic and physical decline evident, the other
taxing districts could continue to experience the stagnation or loss of existing tax revenues from this area.
In view of the minimal impacts likely to result from the creation of the River Oaks Redevelopment
Project Area, the City of Rockford has determined that no programs to mitigate any impacts upon the
other taxing districts will be required, but the City will allow for a contingency in its planned RPA budget
to protect the taxing districts from such an eventuality.

To assure that the required public support is forthcoming, the City intends, pursuant to the Act, to
create the River Oaks Redevelopment Plan and Project; to define a River Oaks Project Area on the
southwest side of Rockford; and to finance the resulting redevelopment costs with proceeds derived from
property tax increment revenues and other public resources if necessary. Tax increment financing must
assume the lead role in providing a catalyst for private redevelopment by eliminating the adverse
conditions that have precluded intensive private investment in the past. The River Oaks Redevelopment
Plan and Project enable the City to partner with the private sector in a unified public-private
redevelopment effort for the River Oaks Redevelopment Project Area.

The City of Rockford cannot implement this Redevelopment Plan, due to the magnitude of the
public investment that is required, without the use of tax increment financing. The ultimate benefit of the
Redevelopment Plan and Project will accrue to the City as a whole in the form of a significantly expanded
tax base, improved selection of goods and services, and affordable housing and employment

opportunities.

Summary

It is found and declared by the City, through legislative actions as required by the Act, that in
order to promote and protect the health, safety, and welfare of the public, that certain conditions that have
adversely affected redevelopment within the RPA need to be addressed, and that redevelopment of such

areas must be undertaken; and, to alleviate the existing adverse conditions, it is necessary to encourage
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private investment and enhance the tax base of the taxing districts in such areas by the development or
redevelopment of certain areas. Public/private partnerships are determined to be necessary in order to
achieve development goals. Without the development focus and resources provided under the Act, the
development goals of the municipality would not reasonably be expected to be achieved.

It is found and declared by the City that the use of incremental tax revenues derived from the tax
rates of various taxing districts in the RPA for the payment of redevelopment project costs is of benefit to
said taxing districts. This is because those taxing districts whose jurisdictions include the Redevelopment
Project Area would not derive the benefits of an increased assessment base without addressing the
coordination of redevelopment.

It is further found and certified by the City, in connection to the process required for the adoption
of this Plan and Project pursuant to 65 ILCS Section 5/11-74.4.3(n)(5) of the Act, that this Plan and
Project will result in the displacement of ten (10) or more inhabited residential units. Therefore, this Plan
and Project does include a housing impact study, as required.

The redevelopment activities that will take place within the RPA will produce benefits that are
reasonably distributed throughout the RPA.

Redevelopment of the RPA area is tenable only if a portion of the improvements and other costs

( , are funded by TIF.
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II. RIVER OAKS REDEVELOPMENT PROJECT AREA BOUNDARIES
(Refer to Map A)

LEGAL DESCRIPTION
LEGAL DESCRIPTION FOR RIVER OAKS PROPOSED TIF AREA:

Part of Section 34, Township 44 North, Range 1 East of the Third Principal Meridian, bounded and
described as follows: Beginning at the intersection of the south line of Marchesano Drive and the west
line of South Main Street, as both are now laid out and used; thence southerly along the west line of said
South Main Street to its intersection with the southerly line of Cole Avenue; thence westerly along the
southerly line of said Cole Avenue to the west line of premises conveyed to Robert Garza as recorded in
microfilm No. 9554689 in the Recorder's Office of Winnebago County, Illinois; thence southerly along
said west line to the north line of Lot 1 as designated upon Busky’s Subdivision the plat of which is
recorded in Book 14 of Plats on page 124 in said Recorder’s Office; thence westerly along the north line
of said Lot 1 to the northwest corner of said Lot 1; thence southerly along the westerly line of Lots 1, 2
and 3 of said Busky’s Subdivision to the north line of Ogilby Road; thence southerly to the intersection
of the southerly line of Ogilby Road and the westerly line of said South Main Street; thence westerly
along the southerly line of Ogilby Road to the westerly line of premises described as Certificate Number
115B-214B-215 on Microfilm No. 0002656 in said Record’s Office and; thence southerly along said line
to the north line of Lot 3 as designated on Busky’s Second Subdivision the plat of which is recorded in
Book 14 of Plats on page 151 in said Recorder’s Office; thence westerly along the northerly line of said
Lot 3 to the northwest corner of said Lot 3; thence southerly along the west line of said Lot 3 to the north
line of Lot 1 as designated upon Blackhawk Subdivision the plat of which is recorded in Book 14 of Plats
on page 61 in said Recorder’s Office; thence westerly along the north line of said Lot 1 to the northwest
corner of said Lot 1; thence southerly along the west line of Lots 1 and 2 as designated upon said
Blackhawk Subdivision to the north line of Blackhawk Avenue; thence southwesterly to the northwest
corner of Lot 30 as designated upon said Blackhawk Subdivision; thence southerly along the west line of
Lots 30 and 31 of said Blackhawk Subdivision to the north line of Lot 15 as designated upon Eight Oaks
Subdivision the plat of which is recorded in Book 6 of Plats on page 36 in said Recorder’s Office; thence
westerly along the north line of said Lot 15 to the northwest corner of said Lot 15; thence southwesterly
along the westerly line of Lots 15 and 16 of said Eight Oaks Subdivision to the southwest corner of Lot

16; thence easterly along the southerly line of said Lot 16 to the westerly line of premises conveyed to
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MK Investments, LLC as recorded on Quit Claim Deed recorded as Microfilm No. 0394171 in said
Recorder’s Office ; thence southwesterly along said line to the north line of Pond Street; thence westerly
along the north line of Pond Street to the east line of Clifton Avenue; thence southerly along the easterly
line of said Clifton Avenue to the southwest corner of Lot 11 as designated upon J.H. Jeffery’s
Subdivision the plat of which is recorded in Book 14 of plats on page 163 in said Recorder’s Office;
thence westerly along the westerly extension of the southerly line of said Lot 11 and along an assumed
bearing of South 90 degrees West, a distance of 149 feet more or less; thence North 72 degrees West, a
distance of 114 feet more or less; thence South 65 degrees West, a distance of 63 feet more or less;
thence South 14 degrees West, a distance of 57 feet more or less; thence South 21 degrees East, a distance
of 93 feet more or less; thence South 30 degrees West, a distance of 215 feet more or less; thence South
06 degrees East, a distance of 250 feet more or less to the south line of premises conveyed to Winnebago
County Forest Preserve District by Trustee’s Deed described on Microfilm No. 91-10-0819 in said
Recorder’s Office (the previous seven calls all lie southerly and easterly of the paved driveways of Klehm
Arboretum as now laid out and used); thence easterly along said line to the westerly line of said South
Main Street; thence southerly along the westerly line of said South Main Street to its intersection with the
westerly extension of the southerly line of Parcel II of premises conveyed to Theresa M. Mathiesen,
Trustee, as described in Deed of Trust on Microfilm No. 0370709 in said Recorder’s Office; thence
southeasterly along the westerly extension of said southerly line and along said southerly line to the
westerly bank of the Rock River; thence northerly along the westerly bank of the Rock River to the south
line of Marchasano Drive; thence westerly to the Point of Beginning. Situated in the City of Rockford,

the County of Winnebago and the State of Illinois. Containing 50 acres more or less.

Order No. 22597
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MAP B, EXISTING LAND USES IN THE RIVER OAKS REDEVELOPMENT PROJECT AREA
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ITI. GOALS AND OBJECTIVES OF THE RIVER OAKS REDEVELOPMENT PLAN

1.

Create and preserve an environment within the River Oaks Redevelopment Project Area,
which will protect the health, safety, and general welfare of the City.

Reduce, remove and alleviate detrimental conditions; check decline and deterioration; to
prevent the River Oaks Redevelopment Project Area from becoming subject to potential
blighting conditions through rehabilitation, adaptive reuse or elimination of substandard and
obsolescent buildings which presently detract from the functional unity, aesthetic appearance
and economic welfare of this Area; and establish the means to prevent recurrence of such

conditions.

. Enhance and strengthen the economic well-being within the River Oaks Redevelopment Project

Area by encouraging private investment and reinvestment, through public financing vehicles,
to increase business activity, create new housing and job opportunities, and enhance and
restore the tax base of taxing districts extending into the Area.

Address the need for economic feasibility, cost efficiency, and economies of scale in
development through encouraging coordinated development of functionally and aesthetically
integrated projects through prudent appropriate acquisition and assemblage of parcels and
structures for rehabilitation, adaptive reuse or clearance.

Encourage common management in development projects, which may provide cost efficient
maintenance, utilities, and other annual costs; and may also pro}vide coordinated marketing

techniques and strategies.

6. Improve appearance of buildings, right-of-ways, and open space, and encourage high standards

of design to create an attractive environment, compatible with efficiency of operation and
economic relationships.

Emphasize and preserve unique features within the River Oaks Redevelopment Project Area to
distinguish it from other areas within the City.

Establish and maintain adequate and safe vehicular and pedestrian circulation, including street
construction, street resurfacing, curbs, gutters, street lighting, signage, and plantings, and

adequate off-street parking in locations easily accessible for patrons residents.

13
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IV. COMPREHENSIVE PROGRAM FOR REDEVELOPMENT OF THE RIVER OAKS
REDEVELOPMENT PROJECT AREA

A.

Redevelopment Project Activities - The following redevelopment project activities shall be

implemented to reduce or eliminate those adverse conditions, the existence of which qualified
the River Oaks Redevelopment Project Area as a “conservation area”. The activities may
include, without limitation, the following:

1. Planning and Professional Services - Studies and surveys, plans and

specifications; professional services including, but not limited to, architectural,
engineering, legal, marketing, financial, appraisal, planning or special services.

2. Acquisition - Property assembly, including, but not limited to, acquisition of land and
other property, real or personal, or rights or interests therein, demolition of buildings,
and the clearing and grading of land. The City may pay relocation costs to the extent
that the City determines that relocation costs shall be paid or is required to make
payment of relocation costs by Federal or State law.

Properties may be acquired by the City of Rockford and either (1) be sold or leased
for private rehabilitation or redevelopment, or, (2) cleared of all improvements and sold
or leased for private redevelopment, or, (3) sold, leased or dedicated for construction of
public works or improvements. If the City of Rockford makes a determination that
certain other properties should be acquired or that certain properties should not be
acquired, it may, by resolution, change the acquisition schedule without the necessity
of amending this plan.

3. Rehabilitation - Rehabilitation, reconstruction, repair or remodeling of existing
buildings and fixtures. Rehabilitation programs to improve the physical conditions and
appearances of single family and multi-family homes as well as other buildings in the
River Oaks Redevelopment Project Area may be made available for a length of time
and dollar amount specified by the Rockford City Council. All existing commercial
buildings in the project area will be eligible. High standards of design will be
encouraged.

The Rockford City Council may go out for proposals for the rehabilitation or

redevelopment of any City-owned property in the project area. The City may also

choose to participate on a case-by-case basis in the rehabilitation of other properties in
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the River Oaks Redevelopment Project Area if determined necessary by the Rockford
City Council.

i ‘ Construction — Construction of affordable new single-family homes. The Rockford

City Council may go out for proposals for the redevelopment of any City-owned
property in the project area. The Rockford City Council may participate in the
construction of new single-family homes for low- and moderate-income homebuyers in
furtherance of this Plan. The City may also choose to participate on a case-by-case
basis in the construction of other properties in the RPA if determined necessary by the

Rockford City Council.

. Public Improvements - Construction of public works or improvements may include, but

is not limited to a detention pond for the River Walk Development proposed at the
former River Oaks site, street construction, street resurfacing, development and
installation of speed and traffic control devices and/or off-street parking lots, new

sidewalks, new curbs and gutters, lighting, neighborhood entries, parks and landscaping.

. Issuance of Obligations - The City may issue obligations to provide for redevelopment

project costs. The City may allocate funds from either the issuance of such obligations
or the River Oaks Special Tax Allocation Fund to pay financing costs, including but not
limited to all necessary and incidental expenses related to the issuance of obligations
and which may include payment of interest on any obligations issued accruing during
the estimated period of construction of any redevelopment project for which such
obligations are issued and for not exceeding 18 months thereafter, and including

reasonable reserves related thereto.

7. Agreements with Other Taxing Districts - The City, to the extent the City by written

agreement accepts and approves, may pay all or a portion of a taxing district’s capital
costs resulting from the redevelopment project necessarily incurred or to be incurred in
furtherance of the objectives of the redevelopment plan. Additionally, under this
provision the City may make certain payments to the Rockford School District should
any redevelopment project result in increased student population that is new to the
district, in the manner prescribed by the Act.

Payment In Lieu Of Taxes - The City, to the extent the City by written agreement

accepts and approves, may make payment in lieu of taxes to all of the taxing districts to
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